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579-0068 

The  Chairman  and  Members  of  the  Planning  Board, 

The  Township  of  North  York, 

5000  Yonge  Street, 

Willowdale,  Ontario.  12th  April,  1S65, 


Gentlemen: 


The  Steeles  Avenue  Study 

We  take  pleasure  in  submitting  herewith  our  report  on  the 
Steeles  Avenue  Study  undertaken  persuant  to  your  resolution  of 
instruction  and  in  accordance  with  cur  letter  dated  October  2,  1964. 

As  in  the  Leslie  Street  Study,  w^hich  vve  had  the  honour  to 
undertake  for  you  last  year,  we  have  kept  in  constant  touch  with  your 
staff,  that  of  Township  and  Metropolitan  Departments,  as  well  as 
Markham  officials  and  other  government  personnel.  We  have  discussed 
with  them  many  points  of  interest  and  concern  in  order  to  ensure  that 
the  inaximum  amount  of  background  knowledge  was  available  to  us. 

Your  Planning  Director  arranged  two  very  enlightening  meetings  with 
property  owners  and  ratepayers  groups  concerned  with  the  planning 
problems  of  the  Steeles  Avenue  area.  From  these  and  other  meetings 
v/ith  interested  individuals,  we  gained  a  comprenensive  view  of  the 
area's  problems  and  potential. 

With  the  substantial  statistical  background  gathered  for  the 
Leslie  Street  Study  supplemented  v/ith  data  related  specifically  to  the 
Steeles  Avenue  area,  we  have  been  able  to  fit  •  our  view  oi  this  study  area 
into  the  perspective  of  the  larger  Township  picture  and  relate  it  to 
the  adjoining  land  in  the  Township  of  Markham. 
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The  Chairman  and  Members  of  the  Planning  Board 

The  Township  of  North  York,  12th  April,  1965. 

It  will  be  seen  that  we  have  only  made  recommendation  in 
respect  to  a  comparatively  limited  area  on  either  side  of  Steeles 
Avenue  itself.  We  curtailed  our  investigations  in  the  interests  of 
economy  and  because  in  your  Township  the  nature  of  existing 
development,  the  land  form  and  ov/nership  pattern  enabled  a  less 
expansive  view  than  might  otherwise  have  been  necessary.  In  Markham 
Towmship  the  C.N.R.  By-pass  forms  a  substantial  barrier  that  for  our 
purposes  seemed  an  adequate  northern  terminal. 

We  trust  that  the  observations  and  recommendations  contained 
in  the  attached  report  will  be  found  attractive  to  you.  If  you  have  any 
questions  relating  to  the  Study,  we  should  be  most  pleased  to  answer 
them  at  a  mutually  convenient  time.  V/e  thank  you  for  requesting  our 
services,  which  it  has  been  a  pleasure  to  render. 


Yours  very  truly, 

PROCTOR,  REDFERN, 
BOUSFIELD  &  BACON. 


M.J. Bacon,  M.T.P.I.C. 


MJB/PIMS . 
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SECTION  I. 

A.  General . 

Steeles  Avenue  is  presently  the  northern  boundary  of  the 
Municipality  of  Metropolitan  Toronto,  but  is  by  no  means  the 
northerly  limit  of  urban  development  in  the  Metropolitan  area.  This 
fact  illustrates  the  difficulty  of  predicting  and  controlling  the  type 
and  timing  of  urbanization  in  a  free  enterprize  society.  The  forces 
that  v\;'ork  for  the  development  of  land  in  a  less  than  co-ordinated 
manner  are  strong  and  deep  rooted,  so  it  is  not  surprising  that 
conflicts  occur  and  optimum  conditions  do  not  alv/ays  prevail. 

The  Planning  Act  requires  Planning  Boards  to  undertake  certain 
tasks  and  make  recommendations  respecting  the  future  of  its  area. 
These  plans  may  vary  v/idely  in  scope,  complexity  and  content, 
depending  on  many  variables  related  to  such  things  as  the  Board 
itself,  the  philosophy  of  its  members,  the  Council  v/hich  may  adopt 
the  Board's  recommendations  and  the  general  climate  of  opinion  in 
the  area  at  the  time  of  the  preparation  of  the  plan.  vVhen  more  than 
one  Municipality  with  more  than  one  set  of  advisors  is  involved  in  an 
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SECTION  I .  (cont'd) 

A .  General  (cent' d) 

area,  the  structure  becomes  even  more  complex.  This  has  been  the 
situation  in  the  Steeles  Avenue  area . 

Steeles  Avenue,  as  already  noted,  is  a  political  boundary  but 
not  an  urban  limit.  It  divides  two  Townships,  one  of  which  is  within 
the  Municipality  of  Metropolitan  Toronto,  the  other  within  the  County 
of  York.  The  former  undoubtedly  urban,  the  latter,  as  its  name  implies, 
predominantly  rural.  In  the  past  ten  years  or  more  North  York  has 
burgeoned  as  an  urban  Municipality,  anticipating  and  expanding  at  a 
faster  pace  than  almost  any  Municipality  in  Canada.  Its  present 
annual  population  increase  is  more  than  the  total  of  many  cities.  The 
type  of  development  in  North  York  has  gradually  changed  from  predominantly 
single  family  detached  housing  units  with  ribbon  commercial  establishments 
along  major  arteries,  to  a  more  balanced  mixture  of  housing  types  and 
some  comparatively  sophisticated  commercial  groupings  plus  some 
of  the  most  exciting  industrial  architecture  in  Canada. 
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SECTION  I  (cont'd) 

A.  General  (cont^d) 

Markham  on  the  other  hand  has  not  been  subject  to  the  same 
development  pressures  as  its  sometimes  unenviable  neighbour  to  the 
south.  Its  rate  of  growth  has  been  slower  and  the  area  of  development 
generally  concentrated  in  the  south-west  sector  of  the  Township. 
Because  of  the  initial  lack  of  major  trunk  facilities,  development  in 
Markham  was  limited  to  lots  and  unit  types  that  could  exist  with 
septic  tank  and  tile  field  etc.  systems.  Even  with  the  advent  of  full 
services,  the  thinking  of  the  Township  seems  to  have  anticipated 
development  on  large  lots  and  generally  confined  to  single  family 
detached  units.  This  however,  has  now  changed  in  the  Yonge  Street 
to  Bayview  Avenue  section  where  apartments  and  other  multiple  units 
have  been  approved. 

It  is  probable  that  the  urban  development  that  will  take  place 
in  Markham  Township  should  and  v/ill  be  an  extension  off  that  in 
North  York.  It  will,  at  least  in  part,  be  served  by  the  same  trunk 
services,  the  same  arterial  roads  and  in  some  instances  the  same 
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SECTION  I  (cont'd) 

A .  General  (cont '  d) 

schools.  There  thus  appears  to  be  no  justifiable  reason  to  assume 
that  it  will  not  house  the  same  sort  of  metropolitan  citizen  with  the 
same  sort  of  housing,  commercial,  cultural  and  employment  needs. 
This  is  not  to  say  that  there  will  not  be  differences  in  development 
patterns  and  unit  types  but  they  should  be  based  on  topographic  and 
environmental  factors  rather  than  more  abstract  determinations. 
Specific  examples  where  this  suggestion  applies  will  be  seen  in  the 
body  of  the  report . 

B .  Civic  Design . 

In  our  Leslie  Street  Study  we  questioned  the  validity  of 
"Apartment  Cities"  and  suggested  that  some  developmental  pattern, 
in  terms  of  the  desirable  housing  mix,  should  be  worked  out  for  the 
Metropolitan  area.  We  do  not  suggest  that  such  could  be  more  than 
a  general  guide  for  Municipalities  in  the  development  of  more  detailed 
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SECTION  I  (cont'd) 

B.  Civic  Design  (cont'd) 

plans  for  districts  and  specific  areas  such  as  that  considered  in  this 
study.  Unless  such  a  guide  is  produced,  on  the  basis  of  both  extensive 
and  intensive  study,  it  will  always  be  difficult  for  the  individual 
municipalities  forming  part  of  the  Metropolitan  agglomeration  to  make 
decisions  on  individual  applications  for  various  types  of  development, 
and,  virtually  impossible  to  determine  a  rational  pattern  on  an  area 
basis.  It  is  suggested  that  a  pattern  should  be  worked  out  and  set 
down  in  public  policy,  not  only  because  services,  schools,  parks, 
roads  and  other  public  facilities  must  be  provided  for  development,  but 
because  the  time  has  long  since  passed  when  we  ought  to  have  thought 
about  and  planned  for,  the  visual  appearance  of  our  environment.  But 
unless  we  know  what  unit  types  are  likely  to  be  needed  we  cannot 
begin  to  anticipate  and  design  for  the  future. 

In  1960  a  Committee  of  the  Royal  Architectural  Institute  of 
Canada  published  the  report  of  its  Enquiry  into  the  Design  of  the 
Residential  Environment.  The  report  received  fairly  widespread 
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SECTION  I  (conf  d) 

B.  Civic  Design  (cont'd) 

publicity  and  for  the  most  part  favourable  comment.  Although  it 
pointed  out  the  almost  universal  drabness  of  urban  development,  half 
a  decade  later  it  is  rather  difficult  to  see  any  startling  difference  in 
the  standard  of  design  of  the  new  parts  of  the  Metropolitan  area. 

Our  cities,  districts  and  neighbourhoods  generally  lack  any 
basic  civic  design  form.  High  rise  buildings  occur  more  often  where 
a  fortunate  developer  has  been  able  to  secure  a  re  zoning  than  where 
it  is  socially  or  aesthetically  desirable  to  place  such  units.  Some 
noteable  exceptions  to  this  generalization  exist.  For  instance  in 
Don  Mills,  the  high  density  units  are  built  round  the  shopping  and 
office  centre  where  other  facilities  such  as  the  post  office,  police 
station  and  library  are  situated.  Thus  when  the  visitor  or  even  resident 
reaches  the  intersection  of  Don  Mills  Road  and  Lawrence  Avenue  he 
immediately  recognizes  that  he  has  arrived  at  the  centre  of  the  Community. 
From  the  air  the  centre  is  clearly  set  out.  In  approaching  from  the  south 
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SECTTgN_I  (cont'd) 

Bo  CUvLc. (c^ont'd) 

as  one  comes  ov€^r  ‘ho  rfse  in  Don  Mills  Rond  one  bursts  fn:-m  lietv^een 


the  banks  lined  with  low  rise  multixole  dwellings 
central  areao  Similarly ^  from  the  east#  the  grad 


into  the  viev'j  of  the 


ual  buiJd  up  of 


density  heralds 


the  approach  of  the  centre. 


The  Township  is  presently  considering  a  report  on  a  civic  centre 
in  the  Municipal  Offices  area.  The  report  is  concerned  not  only  with 
the  use  of  land#  but  v/ith  the  three  dimensional  way  in  which  it  is 
developed.  It  is  concGnsed  with  the  relationship  of  buildings  to  each 
other  and  to  the  spaces  for  various  purposes  between.  There  is  no 


question  in  our  minds  that  such  studies  and  plans  are  essential  if 


development  is  to  be  architecturally  coherent#  but  they  cannot 
rationally  be  conceived  if  the  basic  density  needs  of  the  total  area  are 
not  established  within  a  logicial  Metropolitan  framework. 


In  the 


and  Controls# 


1963  report  on  Planning  and  Development  Procedures 
v/e  recommend  that  "in  some  areas  the  Municipality 
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B .  Civic  Desicrn  (cont‘ cl) 


should  formulate  detailed  plans,  implemented  by  Zoning  By-laws 
setting  out  the  character,  height  and  bulk  of  the  buildings  to  be  erected, 
Such  designs  may  take  the  form  of  plans  plus  street  elevations  and 
possibly  perspectives"  .  The  Yonge  Street  Civic  Centre  Study  is  an 
example  of  the  sort  of  design  contemplated  by  the  recommendation.  In 
the  Leslie  Street  Study  v/e  recommended  that  the  Municipality  give 
serious  consideration  to  the  establishment  of  district  centres  and 
"to  develop  designs  for  these  units  so  that  the  individual  elements 
can  work  to  a  series  of  2. faster  Civic  Design  Schemes"  .  The  report 
recommended  a  number  of  areas  where  this  might  be  done. 


There  is  still  no  doubt  in  our  minds  that  the  relationships  of 
land  uses  are  as  important  in  a  vertical  sense  as  they  are  horizontally 
and  that  the  klunicipalib/  should  do  everything  it  can  to  foster  the 
a’jtful  juxtaposition  of  building  masses.  V/e  repeat  our  suggestion  that 


the  preferred  method  of  achieving  such  integi'ation  is  for  the  Idunicipality 
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SECTION  I  (Cont'd) 


n 


Civic  Design  (coiit'd) 


itself  to  formulate  and  adopt  civic  design  schemes  for  key  areas.  If 
a  developer  wishes  to  modify  the  scheme  he  must  successfully 
demonstrate  that  his  proposal  is  equal  or  preferable  to  that  set  dovm 
and  adopted  by  the  I/Iunicipality ,  Tie  should  be  required  to  show  hov/ 
the  modification  fits  into  the  surrounding  area  and  how  it  affects 
other  uses  therein.  In  shorty  "applicants  should  be  required  to 
provide  a  detailed  alternative  plan  for  the  area  in  which  the 
application  is  made  in  order  that  the  full  implications  of  the  proposal 
are  apparent"  . 


Tfith  the  comparatively  limited  professional  staff  resources 
of  the  Township,  it  may  not  always  be  possible  to  keep  ahead  of 
requirements  in  the  production  of  Civic  Design  Schemes,  since  there 
is  a  substantial  bacldog  of  work  in  this  field.  Thus,  where  a 
development  proposal  is  made  in  an  area  covered  but  where  the  three 


d 


imensional  aspects  of  building  are  particularly  important,  it  would 
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Civic  Desicrn  (cont'd) 


seem  reasonable  to  require  the  developer  either  to  v/ait  or  himself 
produce  a  satisfacton/  scheme  for  the  area  in  question. 


C .  Zoning . 


Cne  of  the  most  difficult  problems  to  solve  in  a  rapidly 

developing  area  is  that  of  zoning.  Gome  aspects  of  the  problem  as 

experienced  in  North  Yorl:  v/ere  discussed  in  the  1953  ’'Reucrt  on 

(1) 

Planning  and  Development  Procedures  and  Controls" .  Other 

matters  that  apply  to  the  Township  are  mentioned  in  "Reflections 

(2) 

of  Zoning  '  .  The  point  we  emphasize  here  is  that  both  documents 
stress  the  need  for  adequate  area  wide  plans  on  which  zoning  can  be 
properly  based ,  v/hether  it  be  the  comparatively  rigid  and  traditional 


or  the  more  flexible  and  development  control  type. 


(1) 

(2) 


"Report  on  Planning  and  Development  Procedures  and  Controls 
Tc .ship  of  ■  orth  Ycrh. .December  1S63. 

"Reflections  on  Zoning.  The  Report  of  the  Zoning  Study  Committee 
of  the  Royal  /mchitectural  Institute  of  Canada"  1964. 
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GECTION  I  (cont'd) 


C.  doninq  (cout*d) 


Since  participating  in  the  production  of  the  tv/o  reports 
mentioned/  v/e  have  reflected  further  on  the  matter  and  conclude  that, 
in  ITorth  York,  the  most  difficult  problem  is  that  the  Zoning  By-law 
attempts  to  serve  a  dual  purpose.  In  many  areas  where  development 
is  finished/  the  lots  are  neither  too  large  or  small/  services  are 
installed  and  community  facilities  provided  the  By-law  is  an  instrument 
for  the  protection  of  the  status  quo.  Cccasionally  an  owner  will 
require  a  minor  variance  from  the  Committee  of  Adjustment  to  permit 
an  addition  to  a  house/  the  provision  of  accommodation  for  a  second 
car  or  some  other  innocuous  reason.  In  such  cases,  opposition  from 
sudTounding  rate  payers  is  slight  or  non-existant.  Tire  By-lav/  in 
fact  is  performing  its  historical  role  as  a  "restricted  area  By-law"  which 
name  the  Ontario  legislation  still  uses  in  Cection  30  of  The  Planning 
Act. 


In  many  other  areas  of  the  Towirsliip,  hov/ever,  the  land  is 
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SECTION  I  (cont'ci) 


C  .  Zonincr  (coni'  d) 


in  the  unfortunate  seedy  stare  between  farm  and  development;  is  a 
pccicet  left  over  from,  and  surrounded  by,  development;  is  an  area 
developed  directly  after  the  Second  V/orld  V/ar  on  oversized  lots 
wliich  often  become  prohibitively  expensive  to  maintain  when  needed 
services  are  installed;  is  a  part  of  a  declining  or  obsolete  ribbon 
commercial  area  now  ripe  for  apartment  development;  or  is  some 
other  transitional  use.  In  these  cases  the  By-law  is  performing  not 
so  much  a  protectionist  function,  as  that  of  holding  the  status  quo 
until  a  more  logical  and  satisfactory  zoning  can  be  found.  The  technique's 
ch-ief  merit  is  perhaps  that  it  permits  the  municipality  to  exercise  a 
considerable  amount  of  con'lTol  when  considering  an  application  for 
amendment  to  the  status  quo  by  means  of  a  special  By-law.  The 
problem  is  that  the  ‘Ontario  Llunicipal  Board  and  other  governmental 
agencies  as  v/ell  as  the  puislic  are  often  hard  put  to  decide,  when 
a  change  is  proposed,  which  function  the  By-law  is  performing  in 


the  specific  instance  in  question.  This  is  particularly  difficult  v/hen 
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3ECTIOIJ  I  (cont'd) 


C . 


Zonincr  (cont*  d) 


Municipality  has  no  district  plans  or  other  official  documents  to 


indicate  which  areas  are  in  which  category.  Come  understandable 
confusion  may  thus  arise  when,  for  example  succeeding  cases  before 
the  Ontario  I.lunicipal  board  deal  with  a  Municipality  supported 
application  for  a  change,  and,  an  appeal  from  a  refusal  of  the  Council 
to  approve  a  change,  for  seemingly  similar  propositions. 


It  appears  from  our  investigations  that  there  are  in  the 
Township  "areas  of  stability' and  "areas  of  change".  The  dividing 
line  bet\7een  areas  may  not  always  be  crystal  clear.  It  v/ill,  however, 
usually  be  possible  to  diagrammatically  delineate  in  direct  plans,  areas 
in  each  category.  As  an  example,  v/e  suggest  that  areas  2, 3, 5, 6, 7 


n 

u 


and  3  on  Plate  I  are  ail  in  transition  and  that  e::i sting  zoning  will 


almost  certainly  need  modification  within  the  ne:ct  few  years.  Pseas 
4  and  17  however,  are  uniilcely  to  redevelop  or  otherwise  change  and 


can  thus  be  considered  stable. 
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3ECTIQIT  I  (cont'd) 

C.  Zoning  (cont*d) 

The  xvlunicipality  could  set  down  in  the  text  of  a  district  plan 
its  policies  in  respect  of  the  two  types  of  areas  and  could 
diagrammatically  delineate  on  a  map  the  land  in  each  category  -  an 
example  is  shown  on  Plate  3  Any  interested  citizens  or  government 
personnel  would  then  know  that  in  the  viev/  of  the  Municipality  the 
areas  shown  as  stable  should  remain  in  their  present  state  for  at 
least  five  years ,  from  the  date  of  adoption  of  the  policy,  whereas 
the  areas  of  change  should  be  considered  liable  to  modification  in 
accordance  with  the  policies  set  out  in  the  Official  Plan. 


There  remains  one  further  problem.  The  area  immediately 
abutting  the  boundary  between  an  area  of  stabilit^^  and  an  area  of 
cliange.  In  many  borderline  cases  there  will  be  no  real  conflict, 
provided  good  design  practices  are  followed,  there  may  often, 
however,  be  an  imagined  conflict.  V/herever  reasonable  we  suggest 


that  such  psychological  manifestations  should  thus  be  taken  into 
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SECTIOri  I  (cont'd) 

C  .  Zoning  ^'-ont' d) 

account  and  attempts  made  to  ameliorate  the  condition.  As  an  example 
Area  4  on  Plate  I  is  a  stable  area,  but  Area  3  is  one  where  change  may¬ 
be  expected.  v7e  thus  suggest,  in  a  later  section  of  this  report,  that 
the  ti'ansition  between  the  two  areas  may  be  satisfactorily  accomplished 
by  continuing  the  single  family  detached  housing  to  the  south  to  a 
point  north  of  the  boundary  of  the  Sister's  of  Service  property  so  that 
there  is  v/hat  amounts  to  a  buffer  consisting  of  new  houses  and  the 
Sister's  institutional  use  between  the  existing  residents  and  multiple 
family  uses.  Existing  house  mortgage  holders  will  thus  have  similar 
uses  and  citizens  or  the  Sister's  of  Service  adjacent  ’to  them. 

D.  Multiple  Family  Uses. 

v7e  have  suggested  cn  many  occasions  that  it  is  our  most 
carefully  considered  opinion  'that  every  area  should  contain  a 
satisfaciior/  and  carefully  selected  mixture  of  housing  types,  ranging 
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GECTION  I  (cont'd) 

D .  1/Iultiple  Famib/  Uses  (cont'd) 


from  the  bachelor  penthouse  apartment,  down  to  the  single  family 
detached  dwelling.  It  is  now  recognized  by  most  thinking  people  that 
apartment  dwellers  are  neither  second  class  citizens  nor  monsters 
who  will  have  a  dreadful  effect  on  the  morals  of  the  neighbourhood 
in  which  they  are  situated.  It  is  also  recognized  that  rov/  or  tovim 
housing  is  not  automatically  a  nascent  slum.  Opposition  is, 
nevertheless,  almost  universal  to  any  proposal  to  change  the  zoning 
of  a  piece  of  land  in  a  partly  developed  area  from  a  single  family 
detached  housing  category,  to  one  permitting  some  form  of  multiple 


Housing . 


The  standard  arguments  put  forward  against  the  change  are 

that* 

1)  the  proposal  will  overtake  the  capacity  of  one,  or  both 
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jECTION  I  (coni' d) 


Multiple  Family  Uses  (coni' d) 


2)  the  water  pressure  and/or  capacity  is  inadequate  for  the 
proposal  which,  if  permitted,  would  result  in  the  curtail¬ 
ment  of  domestic  service  to  existing  residents,  the 
diminution  of  fire  fighting  capacity  and  consequent 
raising  of  insurance  rates, 

3)  the  children  who  will  surely  live  in  the  proposed  units 
will  overcrowd  the  local  school, 

4)  the  cars  from  the  proposed  multiples  will  increase,  by 
a  disastrous  amount,  the  traffic  on  local  streets,  thus 
malcing  them  a  hazard  for  the  existing  residents. 


the  proposal  v.nll  overshadov/,  overlool:  or  otherwise 


dominate  the  houses  and  gardens  in  this  area. 


no  change  in  the  By-law  is  justified  since  the  existing 


residents  checked  the  By-law  before  purchasing  their 


homes  and  were  "assured”  that  everg^thing  within 


was  zoned  for  single  family  detached  dv/ellings, 
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ECTTONI  (cont'd) 


D .  Multiple  Family  Uses  (cont' d) 


7)  the  proposal  v/ill  be  "spot  zoning"  ! 

8)  the  proposal  v/ill  lov/er  local  property  values. 

ether  arguments  advanced  v/ill  depend  on  the  circumstances 


of  the  case. 


Numbers  1  and  2  are  matters  of  fact  and  can  be  disposed  of 
easily.  Tliree  is  somewhat  more  difficult  to  answer  particularly  if 
portable  classrooms  are  already  in  use  because,  for  instance,  the 
number  of  children  in  the  area  is  not  yet  quite  high  enough  to  justify 
a  whole  new  school.  Kowever,  if  the  Municipality  keeps  records 
of  the  average  number  of  children  in  different  unit  types  (which 
North  York  dees)  in  different  areas  it  is  not  too  difficult  to  determine 
the  validity  of  this  argument  with  statistical  evidence. 


The  inadequate  design  of  many  residential  areas  has 
unfortunately  given  the  fourth  argument  considerable  force,  because 


traffic  from  high  density  development  is  frequently  funnelled  past 
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SECTION  I  (cont'd) 

D .  l.lultiple  Family  Uggg  (coni' d) 


lov/  densTi?/  units  to  reach  a  major  road.  There  is  only  rarely  any 
excuse  for  sucii  traffic  routing.  V/ith  proper  planning  the  vehicles 
emanating  from  high  density  units  should  be  able  to  reach  a  major 
road  directly  or  almost  so.  The  traffic  argnjment  is  frequently 
supplemented  by  statements  respecting  specific  problems  such  as 
left  hand  turns  from  the  units  on  to  or  from  busy  streets  or  travel 
through  s'treets  where  sidewabcs  have  not  been  provided.  Very  large 
buildings  may  generate  traffic,  but  experience  to  date,  does  not 
indicate  any  insoluble  problems  where  driveways  are  properly  spaced 
and  designed  and  where  parking  facilities  are  adequate.  In  any 
event  there  is,  we  believe,  justification  for  requiring  the  developer 
to  provide  a  turning,  storage  lane  or  whatever  other  facility  is  required 


The  questions  of  fact  in  5)  are  comparatively  easy  to  establish 
by  means  of  diagrams  and  models.  V/e  think  that  such  visual  aids 


sh.ould  be  required  by  the  hfunicipality  at  least  in  cases  wdiere  the 
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SECTION  I  (cont'd) 

D.  Multiple  Family  Uses  (cont'd) 

developer  requests  an  amendment  to  a  design  scheme  established  by 
the  Township^  in  an  area  of  stabilib;^,  or^  where  there  is  any  question 
of  the  compatabiiity  of  the  proposed  use  with  existing  development. 


Notwithstanding  the  design  aspects  of  melding  multi-storey 
buildings  or  large  mass  buildings  with  single  family  detached  housing 
the  problem  of  privacy  should^  we  believe ,  be  considered  in  context. 

It  is  said  that  the  Englishman's  home  is  his  castle,  and  it  may  follow 
that  every  Canadian  thinks  of  his  home  as  a  log  cabin  in  the  v/ilderness 
The  sober  facts  of  the  situation  are,  however,  that  some  7  5%  of  the 
population  now'  live  in  urban  areas  and  under  such  circumstances  the 
privacy  of  a  cabin  in  the  vv'ilderness  is  just  not  possible.  If  we  wish 
to  enjoy  the  supposed  advantages  that  urban  and  metropolitan  areas 
confer  we  must  accept  some  of  the  disadvantages.  One  of  which  is 


a  lessening  of  privacy  outside  the  dwelling  unit 
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SECTION  I  (cont'd) 

D ,  f.lultlple  Family  Uses  (cont ' d) 

The  problem  raised  in  argument  six  is  the  difficult  and 
complex  one  that  was  discussed  in  part  in  Section  C  above.  It  should 
however  be  added  that  cur  s^nnpathy  is  very  largely  vv^ith  the  often  irate 
ratepayer  who  fondly  believes,  that  in  a  rapidly  changing  world,  his 
mortgage  is  absolutely  secure.  It  is  interesting  to  reflect  that  many 
people  think  that;  v/hiie  the  world  is  in  a  fantastic  state  of  flmc, 
v/hiie  in  the  last  thirb/  years  more  knowledge  has  been  gained  than 
in  the  whole  of  the  rest  of  recorded  time,  that  when  many  of  the 
houses  we  are  now  living  in  were  built  man  had  not  probed  the  sky 
much  more  than  twenty  miles  but  has  now  floated  free  in  space;  the 
value  of  used  property  v/iil  always  increase  and  that  surrounding  uses 
will  not  become  obsolete  and  change. 

Obviously  every  effort  should  be  made  to  preserve  the  amenity 
of  residential  areas,  and  every  effort  should  be  made  to  forecast  the 
future  use  of  land.  But,  as  long  as  man  continues  to  exercise  his 
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SECTION  I  (cont'd) 

D,  Multiple  Family  Uses  (cont*d) 

imagination  unforeseen  occurances  will  take  place  to  make  uses 
obsolete  and  amendments  to  By-laws  inevitable.  In  addition  there  will 
always  be  new  solutions  to  problems  making  modifications  to  statutes 
reasonable.  The  im.portant  thing  is  to  try  and  protect  as  far  as  is 
possible  the  interests  of  the  public  even  if  at  times  the  individual 
suffers.  In  putting  forward  this  point  we  recognize  that  it  is  not 
always  easy  to  determine  the  public  interest  with  clarity.  This  will 
be  increasingly  apparent  as  we  pass  into  the  stage  where  quality  as 
well  as  quantity  become  important  in  the  urban  scene  and  when 
aesthetic  considerations  take  their  rightful  place  in  our  consideration 
of  land  use  regulations.  But/  as  long  as  sufficient  thought  is  given 
to  the  solution  of  problems  and  reasoned  judgement  is  not  confused 
by  mass  hysteria  most  people  will  eventually  be  satisfied. 

Spot  zoning  is  a  frequently  used  term  and  usually  one  of 
citicism.  There  is  no  doubt  that  any  zoning  practice  can  be  well 
or  badly  done,  either  in  accordance  with  an  overall  plan  or  without 
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SECTION  I  (cont'd) 

D .  I^'iultiple  Family  Uses  (conf  d) 

any  real  knowledge  of  the  effect  of  the  spot  zoning  on  the  area  in 
which  it  lies.  Development  control  as  practiced  in  many  countries, 
and  in  parts  of  Canada,  amounts  to  regulation  by  spot  zoning.  If  in 
accordance  with  a  plan  it  can  be  a  perfectly  satisfactory  form  of 
control.  Buf  if  it  is  really  ad  hocery  carried  to  its  logical  conclusion 
its  use  is  seriously  open  to  question.  In  line  with  our  recommendations 
respecting  areas  of  stability  and  change  some  spot  zoning  will  likely 
be  inevitable  until  the  municipality  completes  detailed  designs  for 
multi-use  areas.  However,  provided  the  overall  effect  of  the  spot 
zoning  is  recognized  and  any  deleterious  effects  eliminated  or  at 
least  minimized  the  practice  is  perhaps  the  only  satisfactory  way 
development  control  can  be  exercised. 

Finally  in  respect  of  property  values  v/e  urge  the  very  careful 
investigation  of  any  allegations  in  this  matter.  For  instance  we  know 
of  no  substantiated  case  being  advanced  wiiere  properly  designed  and 
sited  apartments  have  by  their  construction  and  occupation  alone 
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SECTION  I  (cont'd) 

D ,  Multiple  Family  Uses  (cent' d) 

lowered  property  values.  But  the  statement  that  they  do  is  frequently 
made.  Undoubtedly  changing  conditions  in  an  area  v/hich  may  involve 
such  things  as  increased  traffic  on  residential  streets  can  alter  amenity 
values  and  therefore  property  values  but  these  may  be  the  factors 
spuring  apartment  construction  not  the  results  of  the  units. 

In  summary  we  repeat  our  vie'w  that  most  if  not  all  communities 
should  provide  a  total  housing  mix  but,  we  also  recognize  the  fact 
that  there  may  be  areas  in  North  York  where  apartments,  for  instance, 
may  be  unnecessary  and  possibly  even  undesirable.  The  important 
thing  is  to  evaluate  each  case  on  its  merits  within  the  context  of  a 
district  plan  and  one  for  the  immediate  environment.  Such  matters 
as  services,  light,  air,  circulation,  schcol  capacities,  the  relationships 
of  unit  types  in  numerical  and  physical  terms  must  be  considered  so 
that  a  reasonable  decision  can  be  made  in  the  public  interest. 
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SECTION  II 

A.  General 

Plate  I  shows  the  land  uses  recommended  for  the  area  on 
either  side  of  Steeles  Avenue  south  to  about  Cummer  Avenue  and 
north  to  the  Canadian  National  Railway. 

Each  part  of  the  area  has  been  given  a  number  but  for  the 
most  part  the  geographic  limits  or  sequence  of  the  numbered  areas 
do  not  have  any  significance  except  as  a  convenient  method  of 
identification . 

B .  Roads 

In  the  Leslie  Street  Study  a  considerable  amount  of  attention 
was  given  to  transportation  matters  since  roads  and  railways  were  a 
particularly  important  and  influential  element  in  the  land  use  pattern. 
The  area  of  that  Study  overlaps  this  and  many  of  the  remarks  respecting 
facilities  for  movement  are  applicable  here.  But,  whereas  the  emphasis 
in  the  former  was  on  the  Leslie  Street  corridor  in  this  the  emphasis  is 
in  the  land  astride  Steeles  Avenue. 
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SECTION  II  (cont'd) 

B.  Roads  (cont'd) 

The  major  established  east-west  arterial  roads  in  the  area  are 
Finch  and  Steeles  Avenue.  Both  are  anticipated  as  120  foot  rights-of-way 
and  eventually  six  lane  facilities.  Hitherto ^  the  anticipated  northerly 
counterpart  of  these  has  been  John  Street  in  the  Tov/nship  of  Markham. 

(It  is  shown  on  Map  3  of  the  Proposed  Official  Plan  of  the  Metropolitan 
Toronto  Planning  Area  and  on  Figure  31  of  the  Report  on  the  Metropolitan 
Toronto  Transportation  Plan,  as  a  major  arterial  road  continuing  east  of 
Yonge  Street  the  function  of  Highway  4f7  to  the  west.)  V/e  believe^  however^ 
that  this  road  is  less  than  satisfactory  for  such  a  role  for  a  number  of 
reasons,  including  its  alignment  in  the  C.M.R.  tracks  -  Don  River  -  Don 
Mills  Road  extension  area  and  the  difficulty  of  obtaining  a  complete 
right-of-way  in  the  Bay  view  Avenue  to  Yonge  Street  section  where  acquisition 
costs  and  disturbance  to  existing  residents  may  well  be  unwarrantably 
high.  The  alternative  to  John  Street,  which  may  be  much  more  satisfactory, 
is  the  projection  of  Highway  #7  easterly  from  Yonge  Street  to  join  up  with 
the  John  Street  extension  in  the  vicinity  of  the  Don  Valley  Parkway.  There 
are  topographic  difficulties  in  the  Don  River  Crossing  but  they  do  not 
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SECTION  II  (cont'd) 

B.  Roads  (cont'd) 

appear  any  more  serious  than  those  that  would  be  encountered  in  improving 
the  geometries  of  John  Street.  Two  of  the  advantages  of  the  Highway  #7 
extension  are  of  course,  that  it  would  not  cross  the  C.N.R.  tracks  until 
near  V/arden  Avenue  and  on  a  relatively  free  right-of-way  would  cause 
fewer  dislocation  and  property  damage  problems. 

In  a  north-south  direction,  major  arterials  are:  Yonge  Street, 

Bay  view  Avenue,  Leslie  Street,  the  Don  Valley  Parkway  and  Victoria  Park 
Avenue  plus  possibly  Don  Mills  Road. 

We  believe  that  the  extension  of  Leslie  Street  should  be  anticipated 
north  of  Steeles  Avenue  to  John  Street  where  it  should  swing  westerly  to 
become  the  mid  block  collector  between  Bayview  Avenue  and  the  Don  Mills 
Road.  The  right-of-way,  at  66  feet,  exists  for  the  majority  of  the  route 
north  to  John  Street  and  no  difficulty  should  be  encountered  in  securing 
the  remainder  since  it  runs  through  vacant  land,  except  in  the  gravel 
pit  area  south  of  John  Street.  There  should  be  no  conflict  with  pit 
operations  hov/ever,  since  the  need  for  the  extension's  construction 
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SECTION  11  (cont'd) 


Roads  (cont'd) 

lies  well  in  the  future.  It  would^  however,  be  imprudent  not  to  recognize 
the  eventual  need  for  the  road  and  to  be  prepared  for  its  construction. 

We  have  some  reservations  about  the  apparent  importance  and 
right-of-way  alignment  given  to  the  Don  Mills  Road  which  is  in  effect 
a  mid  block  collector.  Its  importance  is,  however,  substantial  and 
recognition  of  this  fact  is  given  north  of  the  cemetary  where  it  will  form 
the  boundary  between  industrial  and  residential  uses  and  north  of  Steeles 
iVvenue  where  it  will  form  a  neighbourhood  divider. 

North  of  Steeles  Avenue,  the  Don  Valley  Parkway  will  sweep 
westerly  to  ran  approximately  up  the  centre  of  the  block  now  bounded  by 
Leslie  Street  and  Woodbine  Avenue.  (The  latter  having  been  relegated  to 
service  road  status  north  from  Highway  #401  regains  its  important  arterial 
function  at  Steeles  Avenue.)  Because  of  its  service  road  status,  it  can 
afford  swift  access  to  the  Parkway  and  Highway  #401  but  is  only  directly 
connected  with  the  Parkv/ay  at  Steeles  Avenue.  Its  frontage  should  be 
given  adequate  protection  northerly  from  Steeles  Avenue. 
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SECTION  II  (cont'd) 

B.  Roads  (cont'd) 

East  from  Woodbine  Avenue,  Victoria  Park  Avenue  is  the  major 
artery,  continuing  as  it  does  from  the  Lake  north  at  a  very  reasonable 
standard,  with  grade  separations  at  rail  crossings  and  a  full  interchange 
at  Highway  #401.  Because  of  its  importance  to  the  south  and  the  lack  of 
a  continuous  artery  at  less  than  freeway  standard  between  Yonge  Street 
and  Victoria  Park  Avenue,  we  recommend  that  it  be  continued  north  from 
Steeles  Avenue  swinging  easterly  to  become  the  mid  block  collector 
between  V^oodbine  Avenue  (Don  Mills  Road)  and  Warden  Avenue.  In 
making  the  recommendation,  we  suggest  that  Victoria  Park  Avenue  is  of 
a  markedly  superior  standard  and  has  better  facilities  than  Pharmacy 
Avenue,  which  has  hitherto  been  contemplated  by  Markham  Tov^nship  as 
the  major  north- south  route  east  of  Woodbine. 

In  the  Leslie  Street  Study  we  gave  a  good  deal  of  attention  to  the 
possibility  of  establishing  Cummer  Avenue  as  a  satisfactory  mid  block 
collector  between  Steeles  and  Finch  Avenues.  It  seemed  then,  and  still 
does,  that  the  absence  of  such  a  facility  would  be  at  least  regretable. 
We  recognize  that  it  does  not,  and  probably  will  not,  continue  very  far 
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SECTION  II  (cont'd) 

B.  Roads  (cont'd) 

west  of  Yonge  Street.  Nevertheless  it  can,  if  joined  to  Passmore  Avenue 
in  Scarborough,  continue  right  across  the  easterly  part  of  Metropolitan 
Toronto.  We  also  realize  that  it  can  never  be  a  first  class  facility  because 
of  its  width  and  present  frontage  use.  We  are  satisfied,  hov\;'ever,  that 
its  usefulness  will  justify  its  continuation  across  the  Don  Valley  within 
the  foreseeable  future. 

Major  arteries  and  mid  block  collectors  discussed  above  are 
something  less  than  clearly  separated  in  importance.  However,  the  next 
tier  of  roads  are  of  considerably  less  significance  although  they  form  a 
vital  part  of  the  overall  network. 

In  a  north- south  direction  and  moving  from  west  to  east,  it  appears 
desirable  to  maintain  Willowdale  Avenue  as  a  collector  road  up  to  Steeles 
Avenue.  From  there  on  the  possibility  of  its  continuing  across  the  C.N.R. 
appears  remote.  It  can  thus  be  considered  to  terminate  at  Steeles  Avenue. 

Maxom  Avenue  can  reasonably  connect  to  Henderson  Avenue  in 
Markham  Township  with  a  signalized  intersection  at  Steeles  Avenue. 
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SECTION  II  (cont'd) 

B,  Roads  (cont'd) 

North  of  Doncaster  Drive ;  it  Vvili  probably  take  on  a  slightly  more 
important  role  but  ■‘•o  that  point  it  should  be  considered  a  residential 
collector. 

Estelle  Avenue  appears  to  be  a  reasonable  choice  as  an  easterly 
residential  collector  street  in  the  Yonge-Bayview  block  but  it  cannot 
continue  far  north  of  Steeles  Avenue.  It  Vv^ould  seem  desirable  to  align 
its  intersection /  at  Steeles  Avenue,  with  that  of  Grandview  Avenue  which 
bends  just  north  of  Steeles  Avenue  and  proceeds  v/esterly  to  Yonge  Street. 

East  from  Bayview  Avenue  topographic  conditions  and  land  use 
preclude  the  continuation  of  major  collector  roads,  but  a  reasonably 
satisfactory  system  of  local  collector  roads  is  shown  on  Plate  I. 

In  areas  11  and  12  a  local  industrial  collector  road  system  is 
shown  on  Plate  I.  It  will  be  seen  that  provision  has  been  made  for 
access  under,  or  over,  the  Don  Valley  Parkv/ay  betv/een  areas  No.  12 
and  No.  13,  This  provision  is  made  since  without  it  the  circulation  system 
in  the  two  areas  is  severely  limited  and  the  route  between  an  employment 
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SECTION  II  (cont’d) 

B.  Roads  (cont’d) 

and  a  residential  area  very  circuitous.  It  may  be  argued  that  industrial 
traffic  will  undesirably  penetrate  residential  area  No.  12.  We  admit 
this  possibility  but  suggest  that  only  a  very  small  amount  is  likely  since 
much  more  direct  routes  to  the  north,  south  and  east  are  readily  available. 
Traffic  will,  however,  likely  proceed  westerly  to  the  Don  Mills  Road  and 
it  will  thus  be  necessary  to  recognize  the  phenomina  in  the  design  of 
facilities  on  the  short  stretch  of  road  between  the  Parkway  and  Don  Mills 
Road. 


East  of  Yfoodbine  Avenue,  the  road  system  has  been  adjusted 
to  fit  the  concept  of  an  extended  Victoria  Park  Avenue.  This  will  mean 
the  redesign  of  some  contemplated  road  systems  in  the  southerly  section 
of  the  area  and  the  reconstruction  of  the  most  easterly  part  of  Esna  Park 
Drive  to  afford  a  satisfactory  intersection  with  Victoria  Park  Avenue.  The 
redesign  of  the  latter  industrial  road  should  be  carried  out  before  any 
plants  settle  on  the  easterly  section  of  the  existing  facility. 


12/4/65 


- 


■  -  i 


-  33  - 


SECTION  II  (cont'd) 

C ,  Schools . 

No  serious  problems  are  anticipated  in  respect  of  schools 
serving  the  area  considered  in  the  study  either  in  North  York  or  Markham. 

However,  the  number  of  children  of  Junior  High  School  age 
attending  the  Northmount  school  is  likely  to  be  very  close  to  the 
desirable  limit  and  should  be  watched.  Any  development  proposals 
that  appear  likely  to  produce  a  population  substantially  in  excess  of 
the  estimates  shown  on  Plate  2  should  be  very  carefully  considered. 

In  North  York  only  two  new  public  elementary  schools  are 
anticipated,  in  areas  6  and  8.  The  former  is  unfortunately  separated 
from  the  proposed  parkland  on  the  presently  approved  draft  plan  of 
subdivision  for  the  bulk  of  the  area.  It  would  have  been  desirable  to 
integrate  or  at  least  link  the  proposed  public  uses  in  the  plan,  which 
as  now  proposed  bear  almost  no  recognizable  relationship  to  each  other. 

It  is  to  be  hoped  that  in  area  8  it  will  be  possible  to  integrate 
the  design  of  the  Eastviev/  High  School  with  that  of  the  new  elementary 
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SECTION  II  (cont'd) 

C.  Schools  (cont‘d) 

school  and  to  group  the  two  on  either  side  of  the  ravine  with  the 
adjacent  parkland  setting  the  junior  school  off  to  advantage. 

It  is  most  strongly  recommended  that  the  Planning  Departments 
excellent  architectural  staff  be  charged  v/ith  the  task  of  ensuring  the 
same  sort  of  co-ordination  between  civic  departments  in  the  design 
field  that  they  do  in  respect  of  private  entrepreneurs  in  the  development 
field.  An  example  of  the  most  unfortunate  lack  of  such  co-ordination 
is  in  the  O'Connor  Hills  area  where  the  Milneford  Junior  High  School 
and  Cassandra  Elementary  School  sit  in  apparently  careful  isolation  on 
either  side  of  the  street,  separated,  almost  apologetically,  by  some 
houses  that  seem  to  intrude  on  what  should  be  an  educational  campus 
round  which  public  uses  and  residents  are  grouped. 

In  the  almost  virgin  territory  of  areas  13  and  14  the  public  and 
private  facilities  shown  on  Plate  I  can  be  melded  into  a  most  exciting 
complex.  Dne  existing  German  Mills  School  will,  it  is  expected,  be 
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SECTION  II  (cont'd) 

C.  Schools  (cont'd) 

replaced  and  in  addition  2  more  elementary,  1  junior  high  and  one 
high  school  will  be  required.  The  latter  will  take  care  of  children 
east  of  the  Bay  View  Glen  ~  C.N.R,  development  while  pupils  to  the 
west  will  continue  to  be  educated  in  the  Thornhill  campus,  A  new 
Public  Elementary  school  will  also  be  needed  in  area  15  when  it 
develops . 

Separate  school  students  will  be  accommodated  in  existing 
facilities  supplemented  by  a  new  elementary  school  in  the  vicinity  of 
the  Brebeuf  High  School,  The  exact  position  of  this  new  school  is 
subject  to  a  number  of  factors  but  on  balance  it  appears  that  it  would 
be  most  suitably  situated  on  the  Steeles  Avenue  frontage  west  of  the 
present  entrance  to  the  Brebeuf  High  School,  It  could  also  be  to  the 
east  of  the  entrance  if  land  acquisition  costs  were  found  too  great  to 
the  west.  Should  this  be  so  the  land  now  shov/n  for  the  school  on 
Plate  I  should  revert  to  a  single  family  detached  housing  category. 
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SECTION  II  (cont‘d) 

D.  Parks . 

It  will  be  seen  on  Plate  No«  2  that  the  present  amount  of 
parkland  and  its  distribution  varies  substantially  in  the  study  area. 

In  future  development  areas  it  is  assumed  that  the  amount  of  parkland 
provided  will  be  in  accord  with  the  standards  of  the  Proposed  Official 
Plan  of  the  Metropolitan  Toronto  Planning  Area.  In  new  areas  the  park 
symbol  approximates  in  size  the  amount  of  local  parkland  required. 

The  comment  was  m.ade  in  Section  II  C ,  above  that  the 
relationship  of  the  public  facilities  in  area  6  might  be  improved.  The 
amount  of  parkland  appears  adequate  however.  In  area  7  no  parkland 
is  indicated.  It  can  be  expected  that  the  multiple  family  housing  will 
provide  play  facilities  for  the  younger  children  and  some  sporting 
space  for  adults  living  in  the  complex.  The  single  family  detached 
housing  area  is  probably  too  small  to  support  a  public  park  and  will 
have  to  use  the  facility  in  area  6. 
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GECTION  II  (cont'd) 

D .  Parks  {cont' d) 

Areas  1  to  4  inclusive  are  rather  badly  served  both  in  respect 
of  acreage  and  the  location  of  parkland.  Plate  1  shov/s  how  the  area 
north  of  Cummer  Avenue  only  contains  three  small  parks  all  of  which 
are  very  close  to  each  other.  The  only  undeveloped  land  is  in  areas 
2  and  3  both  of  which  are  relatively  close  to  the  existing  facilities 
and  can  thus  probably  not  justify  the  economical  operation  of  a  local 
park. 


In  Markham  Township  the  existing  situation  appears  adequate, 
bearing  in  mind  the  type  and  density  of  development.  Future  facilities 
can  readily  be  provided  fcr  both  local  and  district  use. 

In  North  York  the  district  park  situation  can  be  considered 
potentially  adequate  for  the  area  between  the  Don  Valley  Parkway 
and  Leslie  Street  if  the  high  school  grounds  are  used.  Areas  5,  6 
and  7  are  clearly  too  small  to  justify  their  own  facilities  but  can  be 
accommodated  to  the  east. 
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SECTION  II  (cont'd) 

D  „  Parks  (cont ' d) 

In  the  area  between  Yonge  Street  and  Bayview  Avenue  from 
Steeles  Avenue  to  401  Highway  there  is  no  large  level  public  open 
space  for  active  use  and  there  are  no  major  valleys  where  conservation 
land  might  appropriately  be  used.  Plate  6  and  map  11  of  the  proposed 
Official  Plan  of  the  Metropolitan  Toronto  Planning  Area  anticipate  no 
regional  parkland  in  the  area.  Fortunately  there  is  a  parcel  of  suitable 
level  land  almost  central  to  the  area  and  in  public  ownership 
approximately  at  the  south  west  corner  of  Cummer  Avenue  and 
V/illowdale  Avenue.  It  might  be  linked  through  the  small  valley  and  the 
H.E.P.C,  to  the  south  and  west  to  Northmount  Junior  High  School  land 
and  the  local  park  off  Maxom  Avenue,  It  is  understood  that  the  presently 
contemplated  use  of  the  land  is  for  a  public  housing  project.  It  is 
recommended  however,  that  its  use  by  the  Tbwnship  for  a  district  park 
be  given  most  careful  consideration  since  its  loss  for  such  use  would 
eradicate  any  apparent  possibility  of  such  a  facility  being  established 
in  the  east-central  section  of  the  Township. 
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SECTION  II  (conf  d) 

E.  Land  Use. 

In  this  sub-section  brief  comment  is  offered  in  respect  of  the 
land  use  proposals  on  Plate  1  where  they  may  not  be  entirely  clear. 

In  area  2  the  land  is  split  into  a  number  of  long  narrow 
ownerships.  Development  is  farther  complicated  by  the  slope  of  the 
land  and  the  need  to  extend  Maxome  Avenue  to  Steeles  Avenue,  on  an 
alignment  that  will  permit  signalization  of  the  intersection  with  Steeles 
Avenue  and  Henderson  Avenue  in  Markham.  There  does  net  appear  to 
be  any  wholly  satisfactory'-  way  in  which  the  individual  parcels  can  be 
developed  separately,  Plate  No.  1  therefore  shows  what  we  believe 
is  the  optimum  pattern  based  on  joint  development.  This  is  shown  in 
greater  detail  in  Appendix  No.  IV.  It  is  strongly  urged  that  all 
property  owners  co-operate  in  such  a  joint  scheme.  To  date  however, 
the  owners  of  the  middle  parcels  have  not  indicated  the  same  readiness 
to  proceed  as  the  owners  on  either  side.  Accordingly,  Appendix  IV, 
also  contains  an  alternative  pattern  which  is  less  economically 
satisfactory  to  the  centre  properties,  but  which  enables  them  to  develop 
at  their  convenience  without,  at  the  same  time,  preventing  the 
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SECTION  II  (conf  d) 

E.  Land  Use  (cont'd) 

development  of  the  other  parcels.  Depending  upon  how  long  the 
central  ov/ners  choose  to  wait,  public  expropriatory  powers  may  be 
required  to  obtain  easements  for  utilities,  a  part  of  the  separate 
school  site,  and  the  road  allowance  for  the  section  of  Maxome  Drive 
which  traverses  those  lands. 

In  area  3  the  bullc  of  the  land  is  vacant  v/ith  two  large  and  very 
lovely  estates  in  the  easterly  section.  To  the  south  of  these  it  is 
expected  that  the  land  of  the  Sisters  of  Service  property  will  be  developed 
for  Institutional  uses .  Applications  have  been  filed  by  the  estate  owners 
for  the  re-zoning  of  their  land  to  RM6  to  permit  redevelopment  for  high 
rise  apartments . 

We  have  stated  earlier  in  this  report  our  views  respecting  zoning 
and  multiple  famiily  uses,  and  these  applications  have  been  considered 
within  that  context.  Municipal  services  in  the  area  are  adequate;  traffic 
can  be  satisfactorily  handled;  the  existing  density  of  development  is  not 
excessive;  and  by  careful  siting  and  design  of  buildings,  parking  areas 
and  landscaping,  existing  and  future  low  density  development  nearby 
can  be  safeguarded.  There  remains  to  consider  the  relationship  of  the 
land  to  the  district  as  a  whole. 
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SECTION  II  (cont'd) 

E.  Land  Use  (cont'd) 

The  Township  has  been  studying  the  possibility  of  redevelopment 
in  the  Yonge  Street  corridor  and  the  relationship  of  its  future  land  uses 
v/ith  that  of  nearby  sections.  In  brief,  it  appears  desirable  to  encourage 
an  increase  in  density  in  the  Yonge  Street  area  in  order  to  facilitate 
the  costly  redevelopment  of  a  now  rather  unsatisfactory  jumble  of 
potentially  obsolete  use  patterns.  It  is  also  felt  that  with  redevelopment 
a  rapid  transit  system  would  be  more  justified  and  in  turn  the  high 
density  would  be  more  adequately  served.  In  order  to  ensure  such 
redevelopment  competition  by  nearby  large  scale  high  density  development 
should  be  kept  to  a  reasonable  minimum.  We  agree  that  these  arguments 
have  validity. 

One  further  matter  should  be  considered  in  connection  with 
the  size  of  apartment  complexes.  The  development  of  high  density 
areas  in  the  suburban  sections  of  the  metropolitan  agglomeration  should 
be  given  some  form  as  a  result  of  public  policy.  Briefly  it  can  be 
said  that  the  greatest  clusters  should  be  at  selected  focal  points  near 
the  transportation  routes,  i.e.  the  junction  of  Highway  #401  with  the 
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SECTION  II  (conf  d) 

E.  Land  Use  (cont'd) 

Don  Valley  Parkway ,  Spadina  Avenue,  and  Yonge  Street,  with  lesser 
clusters  at  selected  points  on  the  less  important  arterial  routes. 

Many  criteria,  including  those  mentioned  in  Section  I  above, 
must  be  used  for  selecting  the  points  where  the  lesser  clusters  should 
develop,  V/e  believe  that  there  is  justification  for  suggesting  that 
one  of  the  minor  clusters  is  the  intersection  of  Bayview  Avenue, 
Steeles  Avenue  and  the  Don  Valley.  Here  the  topographic  conditions, 
particularly  on  the  south  east  and  south  west  comers  combined  with 
the  permanent  open  space  of  the  valley  make  apartment  development 
most  desirable.  The  amount,  we  believe  however,  should  be  limited 
to  about  5  acres  along  the  rim  of  the  valley  in  area  3  and  7  acres  in 
area  5.  Together  these  would  not  form  too  great  competition  for  the 
Yonge  Street  area  and  yet  V\rould  allow  for  a  satisfactory  use  of  the 
sites . 
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SECTION  II  (cont'd) 

E.  Land  Use  (cont'd) 

In  area  3  it  is  further  recommended  that  the  land  adjacent  to 
the  apartments  and  along  the  Steeles  Avenue  frontage  be  allocated  to 
integrated  multiple  family  uses.  The  remainder  should  be  for  single 
family  detached  housing.  Should  the  Sisters  of  Sen/ice  land  not  be 
used  for  Institutional  purposes  it  should  be  developed  for  single 
family  housing  by  the  e^ctension  of  Robinter  Drive  either  as  a  cul-de- 
sac  or  loop  street  out  to  Bayview  Avenue, 

In  area  6  we  noted  above  some  reservations  respecting  the 
relationships  of  the  public  uses,  V/e  comment  here  that  the  disposition 
of  the  semi-detached  and  multiple  family  housing  area  might  also  be 
improved,  V/e  do  not  however  think  that  the  problems  warrant  any 
changes  to  plans  that  are  so  well  advanced. 

The  potential  for  the  development  of  an  exciting  urban  complex 
round  the  intersection  of  Don  Mills  Road  and  Steeles  Avenue  is 
substantial,  and  it  is  very’’  much  to  be  hoped  that  the  two  Townships 
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SECTIOII  II  (cont'd) 

E.  Land  Use  (cont'd) 

will  join  to  work  out  a  method  of  ensuring  the  optimum,  Plate  I 
indicates  a  pattern  that  provides  for  a  range  of  densities  and  public 
and  private  uses  that  can  give  a  great  architectural  opportunity  to 
the  developers ,  It  is  recommended  that  a  detailed  civic  design 
scheme  be  undertaken  for  the  area  by  the  Municipalities  to  guide 
private  interests  in  the  development  of  the  land. 

For  the  south  east  and  south  west  quadrants  of  the  Bayview 
Avenue-Steeles  Avenue  intersection  a  small  grouping  of  high  rise 
apartments  are  suggested.  For  the  north  east  and  north  west  quadrants 
the  existing  zoning,  permitting  single  family  detached  dwellings  on 
large  lots  appt^rs  satisfactory'.  It  does  not  appear  likely  that 
topographic  conditions  and  e^dLsting  development  would  enable  the 
satisfactory  construction  of  alternative  uses,  Flowever,  if  a  really 
sparkling  scheme  is  suggested  that  does  no  violence  to  surrounding 
uses  and  overcomes  topographic  and  traffic  problems,  there  seems  to 
be  justification  for  considering  the  proposal  as  the  completion  of  a 

w 

minor  apartment  cluster. 
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SECTION  II  (cont'd) 

E.  Land  Use  (cont'd) 

Finally  in  respect  of  the  land  on  the  north  east  corner  of 
Yonge  Street  and  Steeles  Avenue.  Here  it  is  doubtful  if  the  comparatively 
small  lots,  are  nov/  really  suitable  for  single  family  detached  housing, 
but  in  our  view  they  are  equally  and  perhaps  more  inappropriately 
used  for  high  rise  apartments;  their  present  zoning.  If  used  for  such 
purposes  their  orientation  can  only  be  east-v/est  which  will  inevitably 
pose  a  sunlight  and  shadow  problem  for  the  existing  residents  to  the 
north.  From  a  civic  design  viewpoint  it  must  be  said  that  the 
integration  of  the  units  with  the  existing  developm.ent  v/ill  be  almost 
impossible  and  they  cannot  seriously  be  considered  as  the  harbinger 
of  redevelopment  in  the  area.  The  principle  of  grouping  high  density 
in  selected  areas,  discussed  above,  is  we  believe  sound  but  the 
other  factors  mentioned  must  also  be  considered. 
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SECTION  III 

Summary  and  Principal  Recommendations. 

Steeles  Avenue  is  presently  the  political  northern  boundary 
of  the  Municipality  of  Metropolitan  Toronto  but  it  is  by  no  means  the 
northerly  limit  of  urban  development  in  the  entire  metropolitan  area. 
Because  of  this  there  appears  to  be  no  justifiable  reason  to  assume 
that  the  land  immediately  north  of  Steeles  Avenue  will  not  house  the 
same  sort  of  metropolitan  citizen  with  the  same  sort  of  housing, 
commercial,  cultural  and  employment  needs  as  those  south  of  the  road. 
Development  patterns  in  the  Markham  Township  land  approximately 
south  of  John  Street  should  thus  be  based  on  topographic  and 
environmental  factors  more  than  abstract  determinations. 

The  Townships  should  urge  the  Metropolitan  Toronto  Planning 
Board  to  work  out  a  housing  mix  and  density  pattern  for  the  Metropolitan 
area  within  which  the  constituent  municipalities  may  rationally  adopt 
more  detailed  plans  to  guide  development. 
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SECTION  III  (cont'd) 

Summary  and  Principal  Recommendations  (cont'd) 

Appreciating  the  importance  of  Civic  Design  and  the  visual 
impact  of  development,  every  effort  should  be  made  in  important  areas, 
to  formulate  detailed  plans,  implemented  by  Zoning  By-laws,  setting 
out  the  character,  height  and  bulk  of  the  buildings  to  be  erected.  Such 
designs  may  take  the  form  of  plans  plus  street  elevations  and  possibly 
perspectives . 

Recognizing  that  Government  owns  in  the  region  of  40%  of  all 
land  for  public  purposes  the  design  of  those  uses  should  be  carefully 
co-ordinated  so  that  the  spatial  and  architectural  relationship  of 
facilities,  such  as  schools, fire-halls  and  park  facilities  are 
satisfactory . 

There  should  be  very  close  co-operation  and  co-ordination 
between  North  York  and  Markham  in  the  development  of  a  civic  design 
scheme  for  the  area  round  the  junction  of  Steeles  Avenue,  Don  Mills 
Road  and  The  Don  Valley  Parkway. 
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SECTION  III  ( cont' d) 

Summary  and  Principal  Recommendations  (cont'd) 

In  view  of  the  uncertainty  engendered  by  zoning  changes  the 
clear  demarcation  of  "areas  of  stability"  and  "areas  of  change" 
should  be  considered. 

It  is  desirable  to  provide  in  most,  if  not  all,  communities 
a  total  housing  mix.  Where  virgin  land  is  concerned  Township 
plans  should  reflect  this.  Where  small  pockets  of  land  remain  in 
substantially  built  up  areas  applications  for  development  should  be 
evaluated  on  their  merits  within  the  context  of  district  plans,  as  well 
as  plans  for  the  immediate  environment. 

In  view  of  the  problems  likely  to  be  associated  with  the 
development  of  John  Street  as  a  major  arterial  road  it  is  recommended 
that  the  alignment  shovm  on  Plate  I  be  considered  for  the  next  arterial 
road  north  of  Steeles  Avenue. 
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SECTION  III  (cont ' d) 

Summary  and  Principal  Recommendations  (cont'd) 

It  is  recommended  that  the  road  allowance  of  Leslie  Street  north 
of  Steeles  Avenue  be  protected,  and  that  north  of  the  John  Street  area 
it  be  considered  as  the  mid  block  collector  between  Bayview  Avenue  and 
Don  Mills  Road.  Development  plans  should  reflect  this. 

Maxome  Avenue  should  intersect  Steeles  Avenue  opposite 
Henderson  Avenue,  Because  of  the  property  line  peculiarities  in  the 
area  co-operation  between  owners  is  most  desirable,  but  alternative 
solutions  for  development  are  shown  in  Appendix  IV. 

No  problems  are  anticipated  in  respect  of  schools  but 
greater  efforts  should  be  made  to  ensure  a  satisfactory  relationship 
between  schools  and  ether  public  facilities. 

Existing  local  parks  in  the  Yonge  Street,  Bayview  Avenue, 
Steeles  Avenue  and  Highway  #401  area  are  less  than  perfectly  located 
and  there  is  no  district  facility.  It  is  recommended  that  the  Township 
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SECTION  III  (cont'd) 

Summary  and  Principal  Recommendations  (cont'd) 

carefully  consider  the  possibility  of  developing  the  now  vacant  land 
south  of  Cummer  Avenue  and  east  of  Willowdale  Avenue  for  a  district 
park . 


In  line  with  the  concern,  expressed  above,  that  the  relationship 
of  land  uses  should  be  considered  on  a  metropolitan  district  and 
immediate  environment  basis  it  is  recommended  that  only  tvo  areas  should 
be  considered  for  high  density  residential  use.  These  are  around  the 
intersection  of  Bayview  Avenue  and  Steeles  Avenue  and  in  the  area 
of  the  Don  Mills  Road,  Don  Valley  Parkway  and  Steeles  Avenue 
intersections.  In  the  former  the  area  of  land,  and  thus  number  of  units, 
should  be  limited  so  that  they  do  not  tend  to  retard  the  future  redevelopment 
of  the  Yonge  Street  corridor . 
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APPENDIX  I . 


EXTRACT  FROM  THE  MINUTES  OF  THE  PLANNING  BOARD 

OCTOBER  14th.  1964. 

CORRESPONDENCE  DATED  OCTOBER  2nd,  1964,  from 
PROCTOR,  REDFERN,  BOUSFIELD  and  BACON, 

Re:  Steeles  Avenue  Study,  

Motion:  It  was  moved  by  Mr,  Goodhead,  seconded  by  Mr,  Casey 

and  carried  unanimously,  that  the  firm  of  Proctor,  Redfern,  Bousfield 
and  Bacon,  be  engaged  to  carry  out  a  study  of  Steeles  Avenue,  from 
Yonge  Street  to  Victoria  Park  Avenue,  in  the  terms  of  correspondence 
dated  October  2nd,  1964,  from  that  Company, 

Absent:  Messrs,  Lord  and  Parkin. 
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Proctor,  Redfern,  Bousfield  &  Bacon 


G.  E.  M.  PROCTOR,  B.  Eno.,  P.  Eno. 


O.  B.  REDFERN,  B  A. Sc.,  P.  Eno. 


R.  G.  TREOGETT,  B.A.Sc.,  P.  Eno. 


J.  R.  BOUSFIELD,  6.  A.,  M.Sc.,  M.T.  R  l.C. 


M.  J.  BACON,  B.Arcm.,  M.C.D.,  M.T.  P.  l.C. 


Consulting  Engineers  &  Town  Planners 

75  EGLINTON  AVENUE  EAST 

Toronto  12, Canada 

TELEPHONE  -487-1171 


BRANCH  OFFICES 


HAMILTON 

4  HUGHSON  ST.SOLfTH 

529-9433 

KITCHENER 

351  KING  ST.  WEST 

742-9680 

LONDON 

533  QUEENS  AVENUE 

434-1541 

SAULT  STE.  MARIE 

718A  QUEEN  ST.  EAST 

256-3154 

ST.  CATHARINES 

39  QUEEN  ST. 

682-8606 

ST.  John’s,  nflo. 

68  PORTUGAL  COVE  ROAD 

579-8068 

Mr,  J.K, Curtis  P.Eng,, 

Planning  Director^ 

Township  of  North  York, 

5000  Yonge  Street, 

■VVillowdale,  Ontario.  2nd  October,  1964. 


Dear  Mr.  Curtis, 

Re:  Steeles  Avenue. 

Further  to  the  brief  discussion  at  your  Board's  meeting  on 
Wednesday  and  our  telephone  conversation  this  afternoon,  I  confirm 
herewith  our  very  keen  interest  in  undertaking  the  "Steeles  Avenue 
Study" . 


We  understand  that  the  study  is  to  centra  on  Steeles  Avenue 
from  Yonge  Street  to  Victoria  Park  Avenue  but  should  take  into  consideration 
sufficient  land  on  either  side  as  is  needed  to  give  validity  to  the 
proposals  on  Steeles  Avenue.  In  general  the  range  and  scope  of 
examination  should  be  similar  to  that  of  our  recently  completed  "Leslie 
Street  Study"  , 

It  is  also  understood  that  we  should  co-operate  with  you,  your 
staff  and  that  of  other  Township  and  Government  Departments  in  the  same 
way  as  on  the  Leslie  Street  project.  We  assume  that  there  are  also 
ratepayers  associations  with  v/hom  some  discussions  will  be  necessary. 

We  would  of  course  co-operate  as  fully  as  required  with  Markham  Township, 
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Mr.  J.K. Curtis  P.Eng* 


2nd  October,  1964 . 


In  respect  to  timing,  we  would  anticipate  completion  of  the 
study  within  six  months  of  instructions  to  commence.  It  is  probable 
however,  that  this  time  would  be  shortened  because  of  the  background 
knowledge  gained  during  the  Leslie  Street  Study.  This  factor  also 
affects  the  cost  of  the  work  since  we  have  now  a  considerable  amount 
of  statistical  data  in  respect  to  the  general  area.  We  thus  estimate 
a  cost  of  approximately  $4,500.00,  somewhat  less  than  would 
otherwise  be  the  case  if  we  were  starting  from  scratch.  The  cost 
includes  printing  up  to  fifty  copies  of  the  report  and  our  attendance  at 
three  meetings. 

We  trust  that  this  is  sufficient  information  for  your  needs  but 
would  be  very  happy  to  elaborate  at  your  request. 


Yours  very  truly, 

PROCTOR,  REDFERN, 
BOUSFIELD  6c  BACON. 


M.J. Bacon,  M.T.P.I.C. 
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Housing  types 

In  order  to  assist  the  reader  in  his  appreciation  of  what  is 
meant  be  the  two  terms ’’Integrated  Multiple  Family"  and'Apartment 
Development" ,  the  following  explanation  is  given: 

The  integrated  multiple  family  designation  is  intended  to 
provide  accommodation  primarily  for  FAMILIES  WITH  CHILDREN.  This 
can  best  be  achieved  by  limiting  the  number  of  units  in  the  area  and 
ensuring  a  minimum  size  of  unit  of  at  least  1000  square  feet.  The 
majority  of  the  units  should  be  of  the  Row  Flouse  or  Maisonette 
Variety,  which  will  encompass  variations  on  that  general  theme.  It 
may  in  some  cases  include  low  rise  apartment  units  designed  to  provide 
a  satisfactory  environment  for  chJLldren.  It  is  NOT  intended  to  provide 
accommodation  for  families  in  large  suites  in  high  rise  apartments.  It 
may  however  be  appropriate  to  permit  one  high  rise  building  in  a  specific 
location  as  an  integral  part  of  a  scheme.  Provided  that  the  building 
contains  accommodation  that  v/ill  be  suitable  for  adults  only  and  it  does 
not  constitute  more  than  about  20%  of  the  number  of  units  in  the  total 
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area  considered  for  Integrated  Multiple  Family  development  in  the 
numbered  study  sub  area.  Unit  sizes  in  such  apartments  should  be  a 
maximum  of  about  800  sq.  feet.  In  order  to  ensure  that  the  intentions 
of  the  plan  are  carried  out  it  is  recommended  that  consideration  be 
given  to  using  special  by-laws  with  site  plans  attached  as  schedules 
for  each  specific  scheme. 

The  apartment  classification  is  anticipated  to  contain  buildings 
producing  densities  in  the  order  of  60  units  per  acre.  The  units  are 
expected  to  be  mainly  for  couples  and  others  without  school  age 
children.  They  should  thus  be  of  a  comparatively  small  size  when 
related  to  row  house,  maisonette  and  single  family  detached  house 
sizes . 


Notwithstanding  the  explanation  given  here,  it  is  recognized 
that  there  are  an  almost  innumerable  number  of  variations  on  any  theme. 
Thus  topographic,  architectural,  civic  design,  service,  transportation, 
financial  ownership  patterns  and  other  factors  will  influence  the  details 
of  any  scheme  put  forward  to  implement  this  study.  What  is  important  is 
not  the  strict  adherence  to  figures  but  a  close  adherence  to  principles. 
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Area  No.  2  on  Plate  I  is  divided  into  four  ownerships  which 
are^  from  west  to  east 

'A'  Messrs.  Lucas,  Werner,  Clover  Manor  Development  Limited 
and  Dalebrook  Investments  Ltd. 

'B'  Messrs.  Ernest  and  Harry  Southern. 

'C  Mr.  Solnick. 

'D'  Mr.  Graham. 

Plate  No.  I  illustrates  the  development  pattern  that  is,  in  our 
opinion,  the  optimum  for  the  area,  having  in  mind:  firstly  the  need 
for  the  Maxome  -  Henderson  connection,  a  separate  school  site  and 
topography;  and  secondly,  the  highest  potential  return  on  the  development 
of  the  area  as  a  whole.  The  pattern  is  shown  in  detail  on  Appendix  IV A, 

It  will  be  apparent  at  once  that  the  implementation  of  the  pattern 
is  dependent  upon  a  high  degree  of  co-operation  between  owners  'A' , 

'B'  and  'C  ,  However,  everyone  concerned  is  quite  aware  that,  to 
date,  owner  'B'  has  not  expressed  the  same  readiness  to  develop  as 
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ov/ners  'A'  and  'C  .  It  is  axiomatic,  of  course,  that  owner  'B' 
should  have  the  privilege  of  waiting  as  long  as  he  likes,  subject  only 
to  public  needs  such  as  easements  for  utilities,  the  provision  of  the 
separate  school  site,  and,  (as  and  when  traffic  build-up  and  other 
factors  dictate)  the  aquisition  of  the  road  allowance  across  his  property 
to  permit  the  Maxome  -  Henderson  connection.  Such  public  needs  can 
be  met  in  advance  of  the  development  of  ownership  'B'  by  public  purchase 
or  expropriation  if  necessary. 

At  the  same  time,  it  is  obvious  that  the  immediate  development 
of  ownerships  'A'  and  'C  should  not  be  prevented  if  at  all  possible. 

Appendix  IVB  shows  how  these  ownerships  can  be  developed  independently 
from  ownership  'B',  but  consistent  with  all  public  requirements  in  the  area. 

The  owners  can  decide  which  of  these  alternatives  is  in  their  own 
best  interests,  and  it  is  suggested  with  respect  that  all  owners  seek  qualified 
advice  in  this  regard.  The  Township  may  deem  a  period  of  30  days  as 
adequate  for  such  a  decision  by  all  parties. 
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